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BACKGROUND

Milpitas has two redevelopment project areas: Project Area No. 1, comprised of 2,230 acres, and the Great
Mall Project Area, comprised of 150 acres. (See Exhibit A). Both redevelopment project areas have been
amended several times, although Project Area No. 1 is the more active of the two redevelopment areas. In 2003

Project Area No. 1 was amended to increase the size of the project area, extend the plan time limits and increase
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the project area debt limit. This allowed the Milpitas Redevelopment Agency (Agency) to issue a tax allocation

bond for $200 million to finance its current redevelopment program.

The Great Mall Proj ect Area was amended in 2001 to add two non-contiguous parcels that would allow the
continued use of freestanding highway signs for the Great Mall Shopping Center. Tax increment is not

collected from the Great Mall Prej ect Area. The proposed plan amendment would not change this status.

On August 1, 2006, the City Council, acting as the Redevelopment Agency, approved the Preliminary Report
for amendments to merge the two redevelopment project areas: Project Area No. 1 and the Great Mall project
area. The proposed redevelopment plan amendments (Exhibit B) will allow new freestanding highway signs to
be installed in accordance with the Outdoor Advertising Act. The proposed amendments will merge the two
project areas to create an opportunity for businesses within the both project areas to advertise on the two
existing freestanding highway signs and new freestanding highway signs. In order to finance their installation
and maintenance of the signs, a sign district will need to be created to establish standards for use by
participating businesses. Tt is anticipated that a sign district will also provide “way finder” signs on surface
streets to aid customers and clients once they exit the freeways. The 51gns will also provide oppoftunities for

the advertisement of civic events and public information.

The California Outdoor Advertising Act provides that advertisement displays along freeway corridors may only
advertise businesses located on the premises where the sign is located, but provides that businesses within a
redevelopment proj ject area may be considered to be on the premises if the project area land is contiguous or is
separated only by a public highway. The land for the future highway signs in Project Area No. 1 is contiguous.
The existing Great Mall highway signs are non-contiguous, but separated only by 1-680 and 1-880. Thus, by
merging the project areas, businesses located anywhere with either Project Area will be permitted to advertise

on signs located along the freeway corridors.

The Preliminary Report for the proposed plan amendments, attached as Exhibit C, provides not only the
rationale for the merger, but also looks at the financial capacity of the redevelopment program for its life. In
the case of the Milpitas Project Area No. 1, there are different lifetimes for different areas, depending on when
the area was added to the Project Area. Table 2 illustrates these timelines and financial limits and also proj ects
tax increment revenues and expenditures based on existing conditions and moderate growth. It is estimated that
over the course of the redevelopment program, the Agency will have approximately $1.5 billion available for

expenses, included repayment of existing debt, the 20% affordable housing set aside and projects.
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In conjunction with the proposed plan amendments, the Agency is undertaking the preparation of a
Supplemental Environmental Impact Report (SEIR). The SEIR will be discussed later in the Planning
Commission meeting and provides more detail into the freeway sign and Wayﬁnding sign programs. The plan
amendments will allow for the installation of freeway signs; however, the signs will not Be é;i)prdved with the
plan amendment. The applicant will still need to apply for a use permit on the specific sign design. This will

require additional consideration by the Planning Commission at the time of the application.

Staff will make presentations on the proposed plan amendments and the SEIR as part of the Commission

meeting.

RECOMMENDATION

Staff recommends that the Planning Commission approve Resolution No. 499 determining that the proposed
redevelopment plan amendments are consistent wit the City’s General Plan and approval of the proposed plan

amendments.



RESOLUTION NO. 499

: A RESOLUTION OF '
THE PLANNING COMMISSION OF THE CITY OF MILPITAS FINDING THAT
PROPOSED AMENDMENTS TO THE CITY’S REDEVELOPMENT PLANS
CONFORM TO THE GENERAL PLAN OF THE CITY

WHEREAS, the Redevelopment Agency of the City of Milpitas (“Agency”) has
prepared proposed amendments (the “Amendments”) to the Redevelopment Plans for Project
Area No. 1 and the Great Mall Project Area which Amendments would effectuate a merger of
the two project areas;

WHEREAS, pursuant to Health and Safety Code Section 33344.5, Agency staff and
consultants have prepared a Preliminary Report which describes and analyzes the proposed
Amendments, the existing conditions in the project areas, and the financial resources and
projected revenue available to carry out redevelopment activities in the project areas;

WHEREAS, in accordance with Health and Safety Code Section 33346, the Agency is
required to submit the proposed Amendments to the Planning Commission for its report and
recommendations, including a determination as to whether the Amendments conform to the
General Plan of the City of Milpitas (“General Plan”);

WHEREAS, on August 1, 2006, the Agency authorized transmittal of the proposed
Amendments to the Planning Commission;

WHEREAS, the Planning Commission has considered the proposed Amendments, the
General Plan, and other pertinent reports and documents; and

WHEREAS, the proposed Amendments propose no changes to land use designations
within the project areas.

NOW, THEREFORE, BE IT RESOVED that the Planning Commission of the City of
Milpitas does hereby resolve as follows:

Section 1. The Planning Commission hereby finds and determines that the proposed
Amendments are consistent with the General Plan.

Section 2. The Planning Commission hereby recommends the approval and adoption of
the Amendments. In the event that prior to its adoption of the Amendments, the City Council
desires to make any minor, technical, or clarifying changes to the Amendments, the Planning
Commission hereby finds and determines that any such minor, technical, or clarifying changes
need not be referred to it for further report and recommendation, and hereby waives its report
and recommendation under Section 33347 of the Community Redevelopment Law concerning
852315-1 1
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any such change.

Section 3. The Planning Commission hereby authorizes and directs the Secretary of the
Planning Commission to transmit a copy of this Resolution to the Agency and the City Council
for consideration as part of the Agency’s Report to the City Council pursuant to Section 33352 of
Community Redevelopment Law, and this Resolution shall be deemed the report and

recommendations of the Planmng Commission concerning the proposed Amendments, as
required by applicable provisions of law.

PASSED AND ADOPTED this 13" day of September 2006 by the following vote:
AYES:
NOES:

Approved:

Cliff Williams,
Planning Commission Chair

Attest:

Tom Williams,
Planning and Neighborhood Services Director

852315-1 2



EXHIBIT A

Map of Redevelopment Project Areas
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EXHIBIT B

Proposed Redevelopment Plan Amendments for Project
Area No. 1 and the Great Mall Project Area



ELEVENTH AMENDMENT TO THE REDEVELOPMENT PLAN
FOR THE
MILPITAS REDEVELOPMENT PROJECT AREA NO. 1

BACKGROUND

The Milpitas Redevelopment Project Area No. 1 (“Project No. 1”) contains approximately 2,230
acres or 94 percent of the proposed Merged Project Area. The original Redevelopment Plan for
Project No. 1 was adopted by the City Council by Ordinance No. 192 on September 21, 1976, and
consisted of approximately 577 acres located in the central portion of the City (“Original Project
Area”). Since the original adoption of Project No. 1, the Redevelopment Plan has been amended
nine (9) times.

The first amendment adopted September 4, 1979, by Ordinance No. 192.1 added approximately
483 acres to the Original Project Area. The second amendment adopted May 4, 1982, by
Ordinance No. 192.2 added approximately 479 acres to the Original Project Area. The third
amendment, adopted on November 27, 1984, by Ordinance No. 192.3, made technical text
changes and increased the tax increment limit. The fourth amendment, adopted on December 9,
1986, by Ordinance No. 192.4, amended the Agency’s tax increment limit.

The fifth amendment, adopted on April 16, 1991, by Ordinance No. 192.6A, amended the low
income housing set-aside to include bond proceeds and restated and reorganized the provisions of
the low income housing set-aside. The sixth amendment, adopted on December 9, 1994, by
Ordinance No. 192.9, amended the time limits in accordance with Assembly Bill 1290. The
seventh amendment, adopted on October 15, 1996, by Ordinance No. 192.11, increased the tax
increment limit, increased the bond debt limit, and extended the debt establishment time limit.
The eighth amendment, adopted June 17, 2003, by Ordinance No. 192.14, included the following:
1) added area (691 acres) to the Original Project Area; 2) increased the tax increment limit; 3)
increased the bonded indebtedness limit; 4) established eminent domain in the 691-acre added
area for non-residential land uses; and 5) revised and updated various text provisions to conform
to the requirements of the CRL. The eighth amendment enabled the Agency to improve its
redevelopment activities and carry out its proposed projects so that it could eliminate the
significant remaining blight within the Original Project Area and added areas.

The ninth amendment, adopted on October 7, 2003, by Ordinance No. 192.15, extended the time
limits on plan effectiveness/receipt of tax increment by one year for the Original Project Area and
the added areas as allowed by SB 1045 in response to the Agency’s payments to the Educational
Revenue Augmentation Fund (ERAF). The Agency is allowed to further extend the time limnits
on plan effectiveness/receipt of tax increment by two years for the Original Project Area and only
the added areas adopted in 1979 and 1982 as allowed by SB 1096 in response to the Agency’s
ERAF payments made in fiscal years 2004-05 and 2005-06. Although the Agency has not yet
adopted this SB 1096 amendment by ordinance, it is anticipated that the Agency will adopt the
SB 1096 amendment ordinance prior to the adoption of the proposed amendment to merge Project



No. 1 with the Great Mall Redevelopment Project as described below. Therefore, for clarification
purposes the SB 1096 amendment ordinance will be referred to as the tenth amendment to the

Redevelopment Plan.

" PROPOSED AMENDMENT

The Redevelopment Agency of the City of Milpitas (“Agency”) is proposing an eleventh
amendment (“Eleventh Amendment”) to the Redevelopment Plan, the sole purpose of which is to
merge the Project Area with the existing Great Mall Redevelopment Project. No amendment 1is
proposed to the fiscal or time limits or the boundaries of the Project Area. The fiscal and time
limits stated in the Redevelopment Plan, as previously amended, for the Project Area shall remain
in force as adopted.

The Redevelopment Plan is hereby further amended to include a new Part X to the
Redevelopment Plan to read as follows:

X. (§ 1000)MERGER

Upon the effective date of the ordinance adopting the Eleventh Amendment to this
Redevelopment Plan, and provided that the ordinance becomes effective amending the
Redevelopment Plan for the Great Mall Redevelopment Project, the Milpitas Redevelopment
Project Area No. 1 will hereby be merged with the Great Mall Redevelopment Project,
collectively referred to as the “Merged Redevelopment Projects”.



FOURTH AMENDMENT TO THE REDEVELOPMENT PLAN
FOR THE
GREAT MALL REDEVELOPMENT PROJECT

BACKGROUND

The Great Mall Redevelopment Project (“Great Mall Project Area”) was adopted by the City.
Council in 1993 and consists of 150 acres. The Great Mall Project has been amended twice. The
first amendment, adopted on December 6, 1994, by Ordinance No. 192.10, brought the project
area into conformity with the CRL as amended by Assembly Bill 1290. The second amendment,
adopted on October 16, 2001, by Ordinance No. 192.13, added 0.89 acres in two separate
properties (located along Interstate 880 & Montague Expressway containing 0.75 acres and along
Interstate 680 south of Calaveras Boulevard containing less than 0.02 acres) for the placement
and maintenance of freeway signs for the Great Mall of the Bay Area.

The Agency is allowed to further extend the time limits on plan effectiveness/receipt of tax
increment by two years for the Great Mall Project Area as allowed by SB 1096 in response to the
Agency’s Education Revenue Augmentation Fund payments made in fiscal years 2004-05 and
2005-06. Although the Agency has not yet adopted the SB 1096 amendment by ordinance, it is
anticipated that the Agency will adopt the SB 1096 amendment ordinance prior to the adoption of
the proposed amendment to merge the Milpitas Redevelopment Project Area No. 1 with the Great
Mall Redevelopment Project as described below. Therefore, for clarification purposes, the SB
1096 amendment ordinance will be referred to as the third amendment to the Redevelopment
Plan.

PROPOSED AMENDMENT

The Redevelopment Agency of the City of Milpitas (“Agency”) is proposing a fourth amendment
(“Fourth Amendment”) to the Redevelopment Plan, the sole purpose of which is to merge the
Great Mall Project Area with the existing Milpitas Redevelopment Project Area No. 1. No
amendment is proposed to the time limits or the boundaries of the Great Mall Project Area. The
time limits stated in the Redevelopment Plan, as previously amended, for the Project Area shall

remain in force as adopted.

The Redevelopment Plan is hereby further amended to include a new Part X to the
Redevelopment Plan to read as follows:

X. (§1000)MERGER

Upon the effective date of the ordinance adopting the Fourth Amendment to this
Redevelopment Plan, and provided that the ordinance becomes effective amending the
Redevelopment Plan for the Milpitas Redevelopment Project Area No. 1, the Great Mall
Redevelopment Project will hereby be merged with Milpitas Redevelopment Project Area No. 1,
collectively referred to as the “Merged Redevelopment Projects™.






EXHIBIT C

Approved Preliminary Report for the Proposed
Redevelopment Plan Amendments to Project Area No. 1
and the Great Mall Project Area
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PRELIMINARY REPORT
FOR THE
MERGER OF THE :
MILPITAS REDEVELOPMENT PROJECT AREA NO. 1
AND THE
GREAT MALL REDEVELOPMENT PROJECT

L. INTRODUCTION
A. PRELIMINARY REPORT PURPOSE AND CONTENTS

This Preliminary Report (“Report”) for the proposed adoption of the merger amendments
(“Amendments” or “Merger”) to the existing Redevelopmenf Plans (“Redevelopment Plans” or
“Plans”) for the Great Mall Redevelopment Project and the Milpitas Redevelopment Project Area
No. 1 (*Project Areas” or “Projects”) has been prepared by the Redevelopment Agency of the
City of Milpitas (“Agency”) to fulfill the requirements of Sections 33344.5, 33354.6, 33457.1 and
33486 of the Community Redevelopment Law (Health and Safety Code Section 33000 et seq.,
the “CRL"). As discussed in the following section, the purpose of the proposed Amendments is
to merge the Project Areas (*“Merged Project Area”) to revitalize the Project Areas through
increased economic vitality of such areas and through increased and improved housing
opportunities in or near such areas. The proposed Merger will help accomplish these objectives
by, among other activities, enabling the installation along highway corridors of monument and
digital message board signs in order to facilitate and increase the economic viability of the Great
Mall Shopping Center, that will advertise public events and private businesses within the two
Project Areas and other businesses in the Merged Project Area.

Section 33354.6(a) of the CRL requires that when an agency proposes to amend a
redevelopment project that utilizes tax increment to add territory to a project area; to increase
either the limitation on the number of dollars (tax increment limit) to be allocated to the
redevelopment agency or the time limit on establishing loans, advances, and indebtedness
(debt establishment); to lengthen the period during which the Plan is effective (plan
effectiveness); to merge projects, or to add significant additional capital improvement projects;
an agency shall follow the same procedures it would for the adoption of a plan. Section 33486
of the CRL provides a merger may proceed by amendment of each redevelopment plan as
provided in Article 12 (commencing with CRL Section 33450). Section 33457.1 of the CRL
provides that “[t]o the extent warranted by a proposed amendment to a redevelopment plan, (1)
the ordinance adopting an amendment to the redevelopment plan shall contain the findings
required by Section 33367..., and (2) the reports and information required by Section 33352
shall be prepared and made available to the public prior to hearing on such amendment.
Therefore, because the Agency is proposing to merge projects, which is a technical

Preliminary Report for the Merger of the Milpitas Redevelopment Keyser Marston Associates, Inc.
Project Area No. 1 and the Great Mall Redevelopment Project . Page 1
City of Milpitas
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amendmeht, the Agency will follow applicable provisions, to the extent warranted, of CRL
Sections 33320.1, et seq. and 33450, et seq. Pursuant to Section 33457.1 of the CRL, the
Merger of the Projects does not and will not require re-establishing blight or demonstrating that
significant blight remains within the Project Areas.

As part of the process of amending the Plans, the CRL requires that specific information be
provided to taxing agencies and officials (“affected taxing entities”) prior to adoption of the
proposed Amendments. Such information includes, the Preliminary Report required by Section
33344.5, with discussion and sections included to the extent warranted by Section 33457.1. As
outlined in Table 1 below, this Report includes the reasons for amending the Redevelopment
Plans, an overview of existing conditions within the Project Areas, and a preliminary
assessment of the financial feasibility of merging the Project Areas. The proposed Merger and
Amendments do not add territory to the Project Areas and do not alter the fiscal limits for the
constituent redevelopment plans. Therefore, this Report does not address in detail existing
conditions of physical and economic blight in the Project Areas.

Table 1: Organization of the Preliminary Report

33344.5(a) The reasons for the Amendments to merge the Project Areas. il

?3344.5(b) A description of the physical and economic conditions existing in the Merged 1l
Project Area. (Documented in connection with Plan adoptions and
amendments adding territory)

33344.5(c) A description of the Merged Project Area which is sufficiently detailed for a
determination as to whether the Merged Project Area is predominantly N/A
urbanized. (Documented in connection with Plan adoptions and
amendments adding territory)

33344.5(d) A preliminary assessment of the proposed method of financing the v
redevelopment of the Merged Project Area, including an assessment of the
continued economic feasibility of the Projects after the Merger and the
reasons for the continued provision for the division of taxes pursuant to CRL
Section 33670 in the Redevelopment Plans.

33344.5(e) A description of the on-going specific programs and projects proposed by il
the Agency.

33344.5(f) A description of how the Projects to be pursued by the Agency in the i,
33354.6(b) Merged Project Area will improve or alleviate blight and the relationship

between the proposed Merger and the costs of the Projects to eliminate
remaining blight. .

Preliminary Report for the Merger of the Mipitas Redevelopment Keyser Marston Associates, inc.
Project Area No. 1 and the Great Mall Redevelopment Project Page 2
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- B. BACKGROUND

The Agency is in charge of implementing redevelopment within the City of Milpitas. As
previously stated, the Agency is proposing to merge the City’s two existing redevelopment
project areas. In total, the proposed Merged Project Area will contain approximately 2,381
acres, which comprises approximately 27 percent of the total acres located in the City.

Figure 1 shows the boundaries of the Project Areas, which are located primarily along major
commercial corridors including the original downtown area, the Great Mall Shopping Center,
and the City’s industrial area. Table 2 provides a summary of each of the Project Areas
(including added areas) current time and financial limits as described in the Redevelopment
Plans, as amended. The following is an overview of the Redevelopment Projects:

Milpitas Redevelopment Project Area No. 1

The Milpitas Redevelopment Project Area No. 1 ("Project No. 1”) contains approximately
2,230 acres or 94 percent of the proposed Merged Project Area. The original
Redevelopment Plan for Project No. 1 was adopted by the City Council by Ordinance
No. 192 on September 21, 1976, and consisted of approximately 577 acres located in
the central portion of the City (“Original Project Area”). Since the original adoption of
Project No. 1, the Redevelopment Plans has been amended nine (9) times.

The first amendment adopted September 4, 1979, by Ordinance No. 192.1 added
approximately 483 acres to the Origihal Project Area. The second amendment adopted
May 4, 1982, by Ordinance No. 192.2 added approximately 478 acres to the Original
Project Area. The third amendment, adopted on November 27, 1984, by Ordinance No.
192.3, made technical text changes and increased the tax increment limit. The fourth
amendment, adopted on December 9, 1986, by Ordinance No. 192.4, amended the
Agency’s tax increment limit.

The fifth amendment, adopted on April 16, 1991, by Ordinance No. 192.6A, amended
the low income housing set-aside to include bond proceeds and restated and
reorganized the provisions of the low income housing set-aside. The sixth amendment,
adopted on December 9, 1994, by Ordinance No. 192.9, amended the time limits in
accordance with Assembly Bill 1290. The seventh amendment, adopted on October 15,
1996, by Ordinance No. 192.11, increased the tax increment limit, increased the bond
debt limit, and extended the debt establishment time fimit. The eighth amendment,
adopted June 17, 2003, by Ordinance No. 192.14, included the following: 1) added area
(691 acres) to the Original Project Area (known as the “Midtown” area); 2) increased the
tax increment limit; 3) increased the bonded indebtedness limit; 4) established eminent

Preliminary Report for the Merger of the Milpitas Redevelopment Keyser Marston Associates, inc.
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domain in the 691-acre added area for non-residential land uses; and 5) revised and
updated various text provisions to conform to the requirements of the CRL. The ninth
amendment, adopted on October 7, 2003, by Ordinance No. 192.15, extended the time
limits on plan effectiveness/receipt of tax increment by one year for the Original Project
Area and the added areas as allowed by SB 1045 in response to the Agency’s payments
to the Educational Revenue Augmentation Fund (ERAF). The Agency is allowed to
further extend the time limits on plan effectiveness/receipt of tax increment by two years
for the Original Project Area and only the added areas adopted in 1979 and 1982 as
allowed by SB 1096 in response to the Agency’'s ERAF payments made in fiscal years
2004-05 and 2005-06. Although the Agency has not adopted this SB 1096 amendment
by ordinance as of the preparation of this Report, it is anticipated that the Agency will -
adopt the SB 1096 amendment ordinance prior to the adoption of the proposed Merger.
Therefore, for clarification purposes, the SB 1096 amendment ordinance will be referred
to as the tenth amendment to the Redevelopment Plans while the proposed Merger will
be referred to as the eleventh amendment to the Redevelopment Plans. "

Great Mail Redevelopment Project

The Great Mall Redevelopment Project (“Great Mall Project”) was adopted by the City
Council in 1993 and consists of 150 acres. The Great Mall Proje'ct has been amended
twice. The first amendment, adopted on December 6, 1994, by Ordinance No. 192:10,
brought the Project Area into conformity with the CRL as amended by Assembly Bill
1290. The second amendment, adopted on October 16, 2001, by Ordinance No.
182.13, added 0.89 acres in two separate properties (located along Interstate 880 &
Montague Expressway containing 0.75 acres and along Interstate 680 south of
Calaveras Boulevard containing less than 0.02 acres) for the placement and
maintenance of freeway signs for the Great Mall of the Bay Area. Similar to Project No.
1, the Agency is allowed to extend the time limits on plan effectiveness/receipt of tax
increment by two years for the Great Mall Project as allowed by SB 1096 in response to
the Agency’s ERAF payments made in fiscal years 2004-05 and 2005-06. Therefore,
the Agency will adopt this third amendment (SB 1096 amendment) prior to the adoption
of the proposed Merger, and the proposed Merger for clarification purposes will be
referred to as the fourth amendment to the Great Mall Project.

The purpose of the Great Mall Project was for the rehabilitation, renovation and
development of the existing improvements to develop the 1,200,000 square foot Great
Mall Shopping Center. The Agency assisted in the construction of necessary public
infrastructure improvements to support this retail land use. Although the Agency does
not receive tax increment revenue from the Great Mall Project, the City receives sales
tax revenues from the Great Mall Project. Under an Owner Participation Agreement with
Ford Land Development, the developer of the Great Mall, the City shares one-half of the
sales tax revenues generated by sales at the Great Mall to reimburse Ford for the $8.5
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million in public improvements that benefit the Milpitas community. After Ford sold the
Great Mall to the Swerdlow Group, in May 2000, the City issued the Great Mall of the
Bay Area Sales Tax Revenue Bonds at a more favorable interest rate to pay off the
developer.

C. GOALS AND OBJECTIVES

The Redevelopment Plans for the Great Mall Redevelopment Project and Milpitas
Redevelopment Project Area No. 1 outline various Redevelopment Plan goals and objectives for
each of the Project Areas. These goals and objectives are listed below with a notation of which
goals and objectives will be furthered by the proposed Merger:

Goals and Obiectives

Milpitas Redevelopment Project Area No. 1
Transportation:

1. Develop a transportation system integrated with the pattern of living, working and
shopping areas to provide safe, convenient and efficient movement within the
City to other parts of the region by whatever means of transit available. [The
proposed signs will help to direct and effectively move traffic thereby furthering
this goal]

2. Direct special consideration toward the circulation needs of a modern, convenient
central business district, including adequate off-street parking. [The proposed
signs will include advertisement for businesses in the Central Business District
and will include way finding signs which will help to attain this goal]

3. Promote a traffic pattern to encourage industry and further the potential of
industrial land.

4, Prevent the dispersal of employment and activities in the community over a
larger area causing dependence on greater travel and inconvenience to the
citizens of the City of Milpitas and the persons employed by industries within the
Project Area,

Utilities and Public Infrastructure:

1. Promote community facilities and utilities commensurate with the anticipated
needs of Milpitas, as well as any special needs of the region.
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2. Eliminate and prevent the spread of blighting influences including vacant and
“under-utilized land and deteriorating buildings, inadequate transportation, sewer,
water and drainage, and other physical and economic and environmental
deficiencies.

3. Provide the framework and infrastructure for restoring economic health to the
- Project Area.

Open Space:

1. Develop adequate civic, recreational, and cultural centers in locations for the best
service to the community and in ways that will promote community beauty and
growth. [The proposed Merger will allow the opportunity for public advertising on
the signs]

2. Preserve and enhance natural areas, which act in providing for clean air, water,
and an unspoiled environment.

3. Acquire and maintain open space sufficient to provide for parks and recreation
system.
4. Prevent the unnecessary or premature conversion of open space lands to urban

uses that would be considered potentially hazardous for customary urban
development.

Commercial Rehabilitation:

1. Stimulate commercial and industrial development and the creation of '
employment opportunities. [/t is the objective that the signage will increase the
desirability of the area to conduct business, thereby contributing to the attainment
of this goal]

2. Encourage economic pursuits to strengthen and promote development through
stability and balance. [The proposed Merger will meet this goal by attracting
more business to the Project Areas]

3. Replan, redesign, rehabilitate and redeVelop areas that are stagnant or
improperly utilized. [The placement of signs will draw attention to areas that are
no longer visible resulting from changes in development patterns particularly the
development and increasing dependency on Interstate 680 and 880, and

Highway 237]
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4. Provide opportunities for participation by owners in the revitalization of their
properties. [Private businesses located in the Project Areas will initially fund sign
construction with the intent of establishing a signage district in which owners
utilizing the signs would pay a portion of the cost of sign maintenance. Through
this partnership, existing businesses will contribute to their revitalization ]

5. Publicize the position of Milpitas as a place to carry on compatible industrial and
reliable commercial activity, with special emphasis directed toward the
advantages of the City’s location to both industrial and commercial use. [The
proposed Merger and resulting sign construction will directly contribute toward
attaining this goal through advertising businesses and services in the proposed

Merged Project Area]
Affordable Housing:
1. Provide a variety of residential types to serve the varying needs of individuals

and families while retaining existing structural standards. [By increasing the
desirability of the area, it is intended that a greater variety of uses will be
attracted to the downtown core which in turn will increase the desirability of the
area as a housing location including affordable housing]

In addition to the goals and objectives listed above, additional goals and objectives were
created and are related to the approximately 691 acres that was added to the Original
Project Area as part of the eighth amendment. These additional goals and objectives
are derived from the goals outlined in the Milpitas Midtown Specific Plan, which has a
similar boundary to the 691-acre added area and are as follows:

Goals and Objectives:

Land Use:

1. Encourage a compatible mixture of residential, retail, office, service-oriented
commercial, public facilities and industrial uses.

2. Provide for a significant component of new housing within the area in order to:
improve the vitality of the area, address local and regional housing needs, and
reinforce the use of transit. [As described above, the signs will indirectly
contribute to this goal by attracting business and people to the core of the City
which will improve the vitality of the area]
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3. Promote an intensity of development in the area that is appropriate to its central

location.
4. Provide for a land use mix that supports major transit facilities.
5. Provide fér the mitigation and the producﬁve reuse of Brownfields.
Community Design:
1. Create an attractive district that is uniquely “Milpitas.” [This goal will be furthered

by the addition of way finding signs]

2. Establish a pedestrian-oriented, mixed-use district that is focused along Main
Street.
3. Provide urban open spaces (i.e., plazas, squares) that serve multiple purposes

and can be used for special events.

4. Improve the character of streets and public views.
Circulation:
1. Improve the viability of the pedestrian, bicycle and transit systems [This goal will

be furthered by the signs d/rec:t/ng traffic from all transportation modes}

2. Balance the need for traffic with livability and a pedestrian focus.

3. The development of_mass transportation facilities.

Implementation:

1. Identify “catalyst” development sites.

2. Identify financial resources to create a plan that is economically self-sufficient.
3. Establish the regulatory mechanisms necessary to implement the Milpitas

Midtown Specific Plan.
Great Mall Redevelopment Project

1. The elimination of blighting influences and the correction of environmental
deficiencies in the Project Area, including among others, faulty exterior spacing,
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obsolete and aged building types, buildi'ng vacancies, uneconomic Iandvuses and
inadequate or deteriorated public improvements, facilities and utilities.

2. The replanning, redesign, rehabilitation and development of areas which are
stagnant or improperly utilized.

3. The provision of opportunities for participation by owners in the revitalization of
their properties. [This goal will be furthered by the participation of the Great Mall
owner and other businesses in the utilization and maintenance of the signsj

4. The strengthening of retail and other commercial functions in the Project Area.

5. The strengthening of the economic base of the Project Area and the community
by the installation of needed off-site improvements to stimulate new commercial
expansion, employment and economic growth. [This goal will be achieved by the
rebuilding of existing signs to be more visible, have increased message capacity
and be of higher quality]

6. The provision of adequate land for parking and open spaces.
7. . The establishment and implementation of performance criteria to assure high site

design standards and environmental quality and other redesign elements that
provide unity and integrity to the entire Project Area.

D. AGENCY ACCOMPLISHMENTS

Redevelopment in Milpitas began with the adoption of the Milpitas Redevelopment Project Area
No. 1in 1976. Over the years, the Agency has worked to reduce blight in Project No. 1 and the
Great Mall Project by undertaking various redevelopment activities. The following is a list of
projects completed by the Agency:

Milpitas Redevelopment Proiect Area No. 1:

. Street Improvement Projects — The Agency has spent approximately $6.2 million
in reconstruction of streets and medians within the proposed Merged Project
Area for improved safety, provided analysis of lighting deficiencies, and
constructed frail and sidewalk safety upgrades.

. Interstate 880/Sate Route 237 interchange - $15 million Agency contribution.

. Interstate 880/Dixon Landing Interchange - $10 million Agency contribution.
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. Montague Expressway Improvement Project - $8 million Agency contribution.

. Interstate 880/Tasman Drive interchange - $2 million Agency contribution.
. Great Mall Parkway - $13 million Agency contribution.
. Storm Drain Improvements — The Agency funded approximately $1.0 million in

storm drain system improvements and for the Storm drain Master Plan, the
Midtown Specific Plan and the public safety technology.

e Sewer and Water Projects — The Agency funded $8.6 million for the San Jose
Parallel Forcemain, Pump Station site improvements and water well upgrades.

. Midtown Improvements — The Agency expended $1.6 million on street
reconstruction, parking garage planning, and other pre-development activities
associated with the implementation of the Midtown Specific Plan.

. Civic Center Improvements — The Agency funded approximately $43.2 miltion for
construction of the new Civic Center, garage and site improvements.

. Milpitas Sports Center Upgrades and Site Renovations — Agency funded
approximately $7.1 million for this project.

. Senior Center Improvements — Approximately $1.5 million was funded by the
Agency.
. City Gateway ldentification Sign — Construction of the entry sign at Tasman

Drive; the Agency funded approximately $0.6 million for this project.

. Telecommunications and Technology Improvements — The Agency funded $4.3
million for the creation of a fiber optic ring for public facilities and safety.

. Milpitas Library — The Agency expended approximately $1.6 million on the design’
of the new library and utility relocation.

. Parks Projects — Agency expended $0.3 million on parks projects, most notably
the Athletic Court reconstruction, path and picnic upgrades.

. Berryessa and Coyote Creeks Trail Improvements — Agency funded
approximately $0.41 million for trail improvements.
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. Other Miscellaneous Community Projects — Agency funded approximately $3.2
million in various community projects.

o Residential development — Construction of the above-mentioned infrastructure
projects, helped to make possible the development of approximately 3,500
housing units inside and outside of the Merged Project Area, of which, over 500
units have been affordable. This includes assistance to the private sector in
developing low and moderate income housing as documented in the Agency’s
Five-Year Implementation Plan.

. Commercial Development — Redevelopment efforts also facilitated the
development of over 4.7 million square feet of industrial space and over one

million square feet of commercial space.

Great Mall Redevelopment Project:

. Assist in the rehabilitation and renovation of the existing improvements at the
Great Mall site to develop a retail mall containing 1,200,000 square feet.

) Assistahce in the development of the retail pad parcels adjacent to the Great Mall
shopping center.

. Assistance in public infrastructure improvements including widening of adjacent
roadways, installation of traffic signals, undergrounding of utility lines, installation
of water and sewer lines; and construction of bus stops.
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i REASONS FOR AMENDING THE REDEVELOPMENT PLANS

A. BACKGROUND AND PURPOSE

The Agency is proposing to amend the Redevelopment Plans to merge the existing Milpitas
Redevelopment Project Area No. 1 and the Great Mall Redevelopment Project. Section 33485
et seq. of the CRL allows for merger of redevelopment project areas as a matter of public policy
if they will result in substantial benefit to the public, and if they contribute to the revitalization of
the Project Areas through the increased economic vitality of such areas and through increased
and improved housing opportunities in or near such areas. The CRL also provides that
redevelopment project areas, under the jurisdiction of a redevelopment agency, may be merged
without regard to contiguity of the areas, by the amendment of each affected redevelopment
plan. Furthermore, taxes attributable to each project area merged that are allocated to the
redevelopment agency may be allocated to the entire merged project area for the purpose of
paying the principal of, and interest on, indebtedness incurred by the redevelopment agency to
finance or refinance, in whole or in part, the merged redevelopment project. It should be noted
that the Agency does not receive any tax increment funds from the Great Mall Project and the
proposed Merger and Amendments do not provide for the Agency to do so. The primary
purpose of the proposed Merger is to merge the Project Areas in order to facilitate and increase
the economic viability of the Great Mall Shopping Center and other businesses in the area by,
among other things, enabling construction of signs along freeway corridors in order to increase
visibility of the Project Areas’ businesses. It is proposed that at least two of the signs would be
electronic “reader board” signs, while the others would be monument signs erected on
freestanding pylons. Other way finding signs are also proposed which can include
advertisement for public events. The general location of the signs is shown on Figure 2.

The California Outdoor Advertising Act (“Act”) applies to the placement of advertising displays
within 660 feet from the edge of the right-of-way when the advertising copy is visible from
interstate highways or primary highways (Cal. Bus. & Prof. Code §5271). Under the Act, signs
advertising businesses and activities developed within the boundary limits of a redevelopment
project area may, with the consent of the redevelopment agency, be located anywhere within
the limits of the project area when all of the land in the project area: (1) is contiguous, (2) is
separated only by a public highway, or (3) includes land on which public facilities are developed.
The signs may be in place for a period not to exceed 10 years or the termination of the
redevelopment project, whichever occurs first, unless an arrangement has been made for
extension of the period between the redevelopment agency and CalTrans for good cause (Cal,
Bus. & Prof. Code 5273). :
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By merging projects all territory within Project No. 1 and the Great Mall Project will be
contiguous and therefore qualify under part (1) of the Act. The exception would be one area
added to the Great Mall Project in 2001, which will be non-contiguous but qualify under part (2)

of the Act because it will only be separated from the rest of the proposed Merged Project Area
" by Interstate 680 (separated only by a public highway). With the proposed Merger, businesses
throughout the proposed Merged Project Area will be able to advertise on signs located along
the freeway and highway corridors within the Project Areas. Without the proposed Merger, such
advertising would be limited or prohibited by the Act.

Repayment or partial repayment of the cost for sign construction will be accomplished by the
establishment of a Signage Improvement District. The District will be funded by retail sales tax
and/or funding from private businesses. Although the proposed Merger is necessary to facilitate
the construction of the signs, the additional visibility and increased patronage will increase the
economic viability of businesses throughout Project No. 1 and the Great Mall Project. By
increasing the viability of the core of the City, the desirability of the area will be enhanced which
will further increase the viability to develop housing including affordable housing within the

* Project No. 1. The combination of which will be a substantial benefit to the public. As of fiscal
year 2005-086, the Agency has exceeded its inclusionary requirement for providing affordable
housing in or outside the Project Areas by nearly 32 percent.

B. NEED FOR INCREASED ECONOMIC VIABILITY

1. Great Mall

As previously stated, the adoption of the proposed Merger will provide a substantial benefit to
the area through the increased economic vitality resulting from sign construction and improved
retail visibility. The Great Mall is a 1.3 million square foot shopping mall that is Northern
California’s largest value-oriented retail and entertainment property, featuring a total of 11
anchors and over 200 stores consisting of manufacturer outlets, off-price and discount retailers,
and specialty stores; however one of the former anchor tenants, Media Play, which sold books,
CDs and videos, is no longer in business and recently vacated the former showroom at the
Great Mall. The Great Mall is equally divided between major tenants (642,573 square feet) and
specialty tenants and the food court (642,012 square feet). The Great Mall has been
underperforming in terms of taxable retail sales relative to comparable shopping centers within
the region. Furthermore, lease rates at the Great Mall are lower than competing regional malls.

There are six super-regional shopping malls that are of similar size to the Great Mall and within
15 miles of the Great Mall located in the cities of San Jose, Santa Clara, Cupertino, Palo Alto
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and Newark.! Telephone calls to leasing agents at the six malls were placed in order to obtain
the average lease rate and vacancy rates for each shopping mall. Three of the six shopping
malls (Westfield Valley Fair Mall, Westfield Oakridge Mall, and the Stanford Shopping Center
Mall) responded with the information requested, which provides a meaningful sample from
which to compare. The Westfield Valley Fair Mall in Santa Clara and the Westfield Oakridge
Mall in San Jose have a vacancy rate of two percent while the Stanford Shopping Center Mall in
Palo Alto has a vacancy rate of zero percent as it is completely leased up. At the Great Mall,
the former space occupied by Media Play, represents 35,000 square feet of vacant space,
which combined with other vacancies, exceeds the zero to two percent vacancy rates at the
comparison malls.

Based upon information provided by Reis, Inc., the lease rates of these three shopping malis
were analyzed. The average lease rate at the Great Mall is $2.08 per square foot. In '
comparison, the Stanford Shopping Center Mall has an average lease rate of $8.75 per square
foot, while the Westfield Valley Fair Mall is $6.66 per square foot, and the Westfield Oakridge
Mall is $2.92 per square foot.

In addition to low lease rates, taxable retail sales at the Great Mall have remained stagnant for
the past five years. From 2001-2005, the taxable retail sales revenues to the City have
increased from $2,681,774 in 2001 to $2,909,877 in 2005 for an overall increase of eight
percent or an average of two percent annually, which is lower than or at inflation. ‘The Great
Mall has been trying to reposition the center by attracting higher end uses such as Neiman
Marcus Outlet store. The construction of the highway electronic signs will increase visibility and
patronage making the center more attractive to higher end national retailers.

2. "Other Commercial

As mentioned, the proposed signage will benefit other businesses in the Merged Project Area
which are less competitive than other retailers outside of the Merged Project Area. This is
illustrated by comparing retail sales and lease rates at four (4) community and neighborhood
centers within the Merged Project Area with a competing center located outside the Merged
Project Area, but within the City. These four centers, (Calaveras Plaza, Serra Center, Abel
Square, and Milpitas Square) either have significantly low lease rates and/or retail sales per
square foot when compared to the more contemporary McCarthy Ranch shopping center
located within the City but outside of the Merged Project Area. Calaveras Plaza, located at the
intersection of Calaveras Boulevard and Serra Way, is approximately 72,721 square feet and
contains a Save Mart Supermarket. The Serra Center, located at 200 Serra Way, is 102,064
square feet and contains a Big Lots and Walgreens. The Milpitas Square is located at 190

! Information provided by Reis, Inc. Reis, Inc. is a commercial real estate performance information
provider, and has for the past 25 years provided analysis at the Metro (City) and sub-market
(neighborhood) and property level.
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Barber Lane and contains a 89 Ranch Market among other retail, restaurant and automotive
tenants and totals approximately 162,000 square feet. Finally, Abel Square located at 200
Calaveras Boulevard contains approximately 28,000 square feet. McCarthy Ranchis a
contemporary shopping center containing approximately 267,000 square feet located at
Highway 237 and Interstate 880. This shopping center has easy access, good location, and
visible signage to attract patrons. Based upon information provided by the City for the year
2005, a comparison of average taxable sales per square foot for three of the four shopping
centers in Project No. 1 (information is not available for Abel Square) with McCarthy Square can
be made. It should be noted that not all retail goods are taxable. For example, approximately
70 percent of all goods sold at a grocery store are not taxable, and therefore these sales would
not be reflected within the taxable retail sales data provided by the City as discussed above.
Since the three shopping centers within Project No. 1 for which retail sales information is
available contain a grocery store, a conservative estimate of 75 percent of the retail goods sold
at these shopping centers can be assumed non-taxable.? Based upon the information provided
by the City, the average taxable sales per square foot per year for McCarthy Ranch Shopping
Center was $6,562 compared to an adjusted value of $4,467 for Milpitas Square (32 percent
lower), $4,389 for Serra Center (33 percent lower), and $3,654 for Calaveras Plaza (44 percent
lower). Furthermore, lease rates at two of the four shopping centers are lower than the average
lease rate at McCarthy Ranch shopping Center. The average lease rate at McCarthy Ranch is
$2.60 per square foot per month compared to $1.42 per square foot for Abel Square (45 percent
lower) and $1.94 per square foot at the Serra Center (25 percent lower).

The City of Milpitas has had a decrease in retail sales revenue over the past five years (2001-
2005). In 2001, taxable retail sales in the City generated $13,503,201 , while in 2005 only
$12,681,118 in taxable retail sales revenue to the City was generated. This is a decrease of
approximately six percent. Furthermore, the City of Milpitas has a lower retail sales rate per
capita than most of its neighboring cities that contain a super-regional shopping center including
San Jose, Santa Clara, Cupertino, Palo Alto, and Newark.®> Only San Jose has a significantly
lower retail sales per capita rate (35 percen{ lower) than Milpitas which is likely skewed by San
Jose’s substantially larger population. Cupertino retail sales per capita rate is slightly lower than
Milpitas (four percent lower). Of the remaining three cities, Santa Clara has a retail sales per

2 Based upon information from the State Board of Equalization, general merchandise retail goods are
approximately 90-95 percent taxable, drug stores merchandise is 60 percent taxable and food store
merchandise is 30 percent taxable. The average retail sale per square foot for the Calaveras Plaza,
Serra Center, Abel Square and Milpitas Square Shopping Centers was provided by the City Finance
Department. The average retail sales per square foot for each shopping center was then divided by 25
percent (0.25) in order to achieve an adjusted retail sales figure based upon 75 percent of the retail sales
being non-taxable. '

3 The State Board of Equalization provided taxable retail sales information and the Department of Finance
provided population for the communities and the City of Milpitas. Taxable retail sales per capita was
determined by dividing the total taxable retail sales for the community by the popuiation of that
community.
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capita rate that is 55 percent higher than Milpitas, followed by Palo Alto at 45 percent higher,
and Newark which has a retail sales per capita rate that is 37 percent higher than Milpitas.

In summary, the proposed Merger will have a substantial benefit to the public by allowing the
Agency to efficiently implement its redevelopment program, which is targeted at revitalizing
blighted areas and increasing the economic vitality of such areas. Specifically, the installation of
signs will increase business visibility, and by bringing patrons to the downtown area will thereby
increase retail sales. For the Great Mall, it is hoped that the signage will help attract new higher
end retail tenants thereby reducing vacancies, increasing retail sales, and increase lease rates.
In addition, the Agency will continue to implement its affordable housing program with
approximately 7,500 units planned for the Project Area No. 1, of which, approximately 1,100 will
be made affordable to low and moderate income families and persons. The proposed Merger
will not allow the Agency to collect any additional tax increment beyond the limits identified in
the Redevelopment Plans. No increase in any financial limit or extension of any time limit is
proposed as part of the Amendments.
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tt. PROPOSED PROJECTS AND PROGRAMS

The existing projects and programs previously identified by the Agency will continue to be
implemented with the addition of signage to the Economic Stimulation Program to further
increase the economic viability of commercial businesses in the proposed Merged Project Area.
How and which programs are implemented depends on the needs and objectives of the Project
Area.- The redevelopment program needs to be flexible and provide the capability to respond to
changes and private sector interest. The strategy to attain the goals and objectives is {o use
public investment to attract and stimulate private investment. Due to the fact that the Great Mall
is a non-tax increment project and is nearing completion, very littie redevelopment activity is
anticipated with the exception of the sign reconstruction. However, with the proposed Merger,
the opportunity exists to spend money from Project No. 1 to fund improvements within the Great
Mall Project. If an opportunity arose in the remaining years at the Great Mall Project, the
Agency could consider assisting in funding those improvements. Therefore, the projects
discussed below may have application to the Great Mall Project and therefore projects are
referred to as being implemented in the Merged Project Area.

Based upon the Agency’s Five-Year Implementation Plan (July 2005 — June 2010), the
proposed redevelopment program for the Merged Project Area includes four (4) programs, as
foliows: 1) Economic Stimulation; 2) Community Facilities Improvements; 3) Transportation and
Public Infrastructure Improvements; and 4) Housing. Within Section IV of this Report (financial
feasibility analysis), the above listed programs (except for Housing) are identified within the
cash flow analysis as discretionary funds since exact future allocation of Agency revenues for
each of the redevelopment programs beyond the current Five-Year Implementation Plan period
cannot be determined. The Agency will allocate the necessary funds for each program as
needed over the remaining life of the Redevelopment Plans to address each Project Area’s
conditions, which will include responding to private sector interests.

The programs are designed to address the most significant blighting conditions in the proposed
Merged Project Area. It is believed that as the most significant blighting conditions are reduced
that further private sector investment will occur in the proposed Merged Project Area leading to
further removal of blight. Therefore, the Agency’s program of redevelopment will serve as a
catalyst to remove blighting conditions and spur the preservation, improvement, creation and
maintenance of affordable housing.
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A. REDEVELOPMENT PROGRAMS

1. Transportation and Public Infrastructure Improvements

Infrastructure improvements include projects that will assist with the future development of the
Merged Project Area including, but not limited to, the following: 1) transportation and circulation
improvements which may entail street widening, construction of street medians, land
configuration, street maintenance, and improved traffic signalization; 2) sewer improvements to
alleviate infrastructure inadequacies, meet flow requirements and ensure public safety; 3) storm
drain improvements including capacity for existing and new development to ensure proper
drainage and on-going street maintenance of Merged Project Area streets; and 4) public
infrastructure improvements including sidewalks, curbs and gutters, streetscape improvements,
public transit improvements, create pedestrian links and develop enhanced parkways and
sidewalks, and provide access to the disabled. The following are near-term specific
transportation and public infrastructure projects that are proposed for the upcoming five years:

. Public Works Yard improvements and Facility — expand the parking facility,
updates the security system, makes improvements that brings the facility into
compliance with the Storm Water Pollution Prevention Program. Estimated
funding is $450,000.

. BART Extension — planning and coordination for the BART extension that will
serve residents and businesses within the proposed Merged Project Area.
Estimated funding is $255,000.

o Light Rail Median Landscaping — completes the landscape of the media'n that
was originally part of the Light Rail construction. Estimated funding is
$1,416,000.

o North Milpitas Boulevard Soundwall — renovates the soundwall between Jacklin

Road and Escuela Parkway. Estimated funding is $150,000.

) ln-gfound Water Clarifiers — provides compliance at the Fire Stations with the
urban runoff program. Estimated funding is $150,000.

. Oakcreek Pump Station — provides for the necessary replacement of aged
equipment at the Oakcreek Station per the Storm Drain Master Plan. Estimated
funding is $800,000.

. Singley Area Phase 4 — completes the reconstruction of street surface
improvements in the Singley Area Study. Estimated funding is $558,014.
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. KB Home Infrastructure — part of the Agency's commitment towards construction
of infrastructure for the KB Home project.

. Calaveraé Boulevard Overcrossing — this project provides for sidewalk safety.
Estimated funding is $200,000. S

. Milpitas Communication Enhancements — this project will deploy communication
" cables and equipment to Abel Street and Curtis Avenue and will support future
development needs. Estimated funding is $170,000.

. North Main Streetscapé — this provides for the reconstruction of North Main
~ Street consistent with the Midtown Specific Plan. Estimated funding is
$4,350,000.

Over the remaining life of the Redevelopment Plans, it is estimated that the Agency will spend
approximately $120,041,000 on projects related to transportation and public infrastructure
improvements. ’

2. Community Facilities Improvements

Community-based projects focus on the need for new or improved community facilities such as
parks, community centers, libraries, monument signs, open space and cultural facilities. Such
facilities can be provided in conjunction with public schools to enrich the educational

experience. Projects are anticipated for development, using Agency and/or other funds from the
City, State and Federal governments. These projects are intended to encourage further
investment in the neighborhoods and make them more desirable places to visit and live. By
increasing investment in neighborhoods, there will be an added benefit of assisting the
rehabilitation of deteriorated buildings and alleviate the existence of substandard structures.

There are a number of public benefit projects that are proposed to be constructed in the
proposed Merged Project Area. The following are near-term specific transportation and public
infrastructure projects that are proposed for the upcoming five years:.

. Milpitas Sports Center (MSC) Facility Improvements — provides matching funds
for facility upgrades to comply with FEMA requirements and reconfigures the
parking lot and site for better traffic flow. Estimated funding is $1,250,000.

. Senior Center Relocation — provides for the rehabilitation of the existing Library
site to accommodate the new Senior Center. Estimated Funding is $8,700,000.
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. Community Center Improvements — improvements that bring the facility into
compliance with current code requirements. Estimated funding is $500,000.

) Milpitas Library — reuses the historic Milpitas Grammar Schoo! to accommodate a
new 60,000 square foot public library. This project is critical to the revitalization
of the Midtown historic commercial core. Estimated funding is $33,700,000.

Over the remaining life of the Redevelopment Plans, it is estimated that the Agency will spend
approximately $247,362,000 on projects related to community facility improvements.

3. Economic Stimulation

The Agency will encourage expansion and new commercial, industrial and residential
development in the proposed Merged Project Area through the Economic Stimulation Program.
Under this program, the Agency may assist with land acquisition, site preparation, offsite
improvements, disposition of property and relocation assistance to existing property owners and
tenants. The Agency may also provide low interest rate and deferred payment loans under this
program in order to encourage the upgrade to existing building fagades, including the Great Mall
Shopping Center. The Agency also intends to assist in creating additional parking in the
proposed Merged Project Area and the removal of toxic waste from sites in the area. The
Agency in order to enhance the visibility of businesses within the City, including the Great Malil
and surrounding commercial businesses, will assist in the construction of digital message board
signs along the freeway and way finding signs, which will facilitate and increase the economic
vitality of these businesses. As discussed before, this assistance includes coordination
between the owners and the City on sign design and approval. At this time, no financial
assistance is anticipated. Over the remaining life of the Redevelopment Plans, it is estimated
that the Agency will spend approximately $94,023,000 on projects and programs related to
economic stimulation and development.

4. Housing Program

As required by state law, 20 percent of the gross tax increment funds received by the Agency
must be deposited into a fund that would be used to assist in the production and preservation of
low and moderate income housing. The Agency may assist in a variety of programs to develop
affordable housing both inside the proposed Merged Project Area and Citywide such as the
following:

a. Production

The Agency can make loans and grants from the Low and Moderate Income Housing
Fund to non-prafit and for-profit developers for the new construction or rehabilitation of
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affordable housing. Loans can be made on a deferred payment and/or below market
interest rate basis.

The Agency can also participate in land acquisition, land cost write-down, developer
recruitment, credit enhancement, and other participation to cause affordable housing to
be developed. This is normally accomplished after identification of a housing site,
development of a housing concept, and issuance of a Request for Proposals for
development of housing. Such affordable housing could be rental or ownership housing.
The Agency may also acquire land and directly build housing. In the near-term, the
Agency is anticipated to focus its affordable housing efforts on production, specifically,
private sector assisted development. ‘

b. Preservation

The Agency may offer low-interest or no-interest loans or grants to assist low and
moderate income homeowners in making repairs to existing residences. Such repairs
could consist of correcting health and safety violations, re-landscaping, and re-painting.
This preserves the affordability of the housing and extends its lifespan, as well as
improving the neighborhood. Additionally, such programs can be extended to owners of
rental properties to make repairs to affordable rental housing. In either case, covenants
must be recorded to keep these properties affordable for the time period required by
CRL. Some of the objectives of the preservation program include:

. Conserve and improve existing housing and residential neighborhoods. Provide
loan and/or grant assistance to eligible households demonstrating inability to
maintain the physical condition of their primary residences.

. Preserve the existing affordable housing stock. Work with existing providers of
affordable housing to extend the terms of expiring affordable housing contracts.

. Require that all affordable multi-family and homeowner housing subsidized by
RDA funding contains provisions that assure long-term affordability in compliance
with Community Redevelopment law.

C. Affordability Assistance

These programs can involve direct subsidies to lower the cost of producing housing or
first-time homebuyer programs to assist very-low to moderate income families with
mortgage assistance for the purchase of a home. The lafter can take the form of a
deferred loan with a low interest rate and equity sharing provisions. When the home is
sold, the loan and equity share would be used to help another first-time homebuyer.
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Senior households in the low to moderate income category may also be targeted in such
programs.

The above programs will make home ownership housing available to more low and
moderate income residents in the proposed Merged Project Area and Citywide. By
making more ownership housing available, the tax base for the proposed Merged Project
Area and Citywide will increase and in turn provide funding for additional housing and
non-housing programs, and market support for community retail, and commercial uses
will increase. Providing incentives for landlords and homeowners to rehabilitate their
properties, will increase the value of the surrounding properties and provide an incentive
for those not qualified for rehabilitation assistance to also improve their properties.

Over the remaining life of the Redevelopment Plans, it is estimated that the Agency will
spend approximately $337,588,000 on pro;ects and programs related to affordable

housing.
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V. PRELIMINARY ASSESSMENT OF PROPOSED METHOD OF FINANCING,
ECONOMIC FEASIBILITY, AND REASONS FOR INCLUDING DIVISION OF TAXES
PURSUANT TO SECTION 33670 '

CRL Section 33345.5 (d) provides that the Preliminary Report contain a proposed method of
financing the Redevelopment Plans and an assessment of economic feasibility. The following
analysis considers the method of finance and economic feasibility of the proposed Merged
Project Area to be formed from the merger of Project No. 1 and the Great Mall Project. It should
be emphasized that merging projects does not change the tax increment status of the Great
Mall Project. The Agency does not receive tax increment from the Great Mall Project and will
not collect tax increment as a result of the proposed Merger. However, there is the potential to
spend funds from Project No. 1 in the Great Mall Project. Currently, no specific projects have
been identified at this time for the Great Mall Project. Economic feasibility, for purposes of this
analysis, is defined to be a comparative analysis of anticipated costs for implementation of the
Redevelopment Plans for the Merged Project Area, and the resulting revenues expected to be
generated. Economic feasibility is determined through a feasibility cash flow analysis for the
Projects as summarized on Table 3 at the end of this section.

A.  ESTIMATED TOTAL PROJECT COSTS

A determination of economic feasibility requires an identification of the future resources to
finance future costs associated with redevelopment of the Projects and the elimination of
remaining blighting conditions. Although sign construction is anticipated to be funded by the
private sector as well as maintenance and operations (through a signage improvement district),
other redevelopment efforts are anticipated to require significant participation from the Agency.
This includes activities to promote and achieve the desired goals and objectives of the
Redevelopment Plans and to address blighting conditions.

The redevelopment program described in this section outlines a set of activities to be
implemented by the Agency for the purpose of facilitating private reinvestment in the Projects
and eliminating physical and economic blighting influences, and increasing, improving and
preserving the community’s supply of low and moderate income housing. The estimated costs
of potential future redevelopment programs over the term of the cash flow projection are as
follows:
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Total Project Costs

Bond Debt Service $483,300,000 |
Existing Obligations - Land Purchases $200,000,000
Operating Expenses $101,000.000
Subtotal Non-Discretionary $784,300,000 |
Housing Programs (20% set-aside) $325,600,000
Transportation and Public Infrastructure $113,600,000
| Economic Stimulation $87,600,000
Community Facilities $234,400.000
Subtotal Projects & Programs $761,200,000 |
Total Project Costs $1,545,500,000
1. Bond Debt Service

The Agency issued tax allocation bonds in 2003 in a principal amount of $200 million. Annual
debt service on the outstanding bonds will be $12.7 million in 2006-07 and is payable primarily
from tax increment revenues net of housing set-aside (97 percent) with approximately three
percent payable from the housing fund. '

The feasibility cash flow assumes that the Agency will issue additional tax allocation bonds in each
year in which tax increment revenues are projected to be sufficient to support at least $20 million in
net bond proceeds. Based on this assumption, issuance of tax allocation bonds has been
projected for 2010-11, 2011-12 and 2013-14. The combined net bond proceeds projected fo be
issued by the Agency over life of the Redevelopment Plans shown on Table 3 totals $93 miliion.
The aggregate principal and interest payments over the life of the Projects for these new bond
issuances are projected to total $163 million. Including debt service on the 2003 bonds, bond debt
service costs total $483 million. Projected future bond debt service assumes a tax-exempt interest
rate of six percent, a coverage ratio equal to the greater of one hundred twenty-five percent (125
percent) and total subordinate debt and operating expenses, net proceeds factor of twelve percent
(12 percent), and a repayment term equal to the lesser of 30-years and the number of years
remaining for receipt of tax increment for the original project area (after which tax increment
receipts decline).

2. Existing Obligations — Land Purchases from the City and County
The Agency has an on-going payment obligation to Santa Clara County in respect to the

purchase of property from the County in 2003. The Agency is required to make annual
payments to the County which continue through 2037-38 and are projected to total $158 miillion.
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Payme‘nt amounts from 2023-24 through 2037-38 are dependent on the amount of sales tax
generated within a designated area and are capped at $5 million per year. Payments in these
years have been projected based on the $5 million maximum.

In 2004, the Agency purchased property from the City of Milpitas for a total of $29.3 million.
Approximately $6.1 million of the purchase price was paid initially. The balance of the purchase
price ($23.2 million) is to be paid over time and carries an interest rate of 10 percent per year.
No payment schedule is specified; however, the debt is assumed to be repaid over eight years

“in instaliments of $5.75 million in accordance with the Agency’s Implementation Plan, except for
2009-10 with a reduced payment amount of $2.7 million and 2013-14 with a payoff amount of
$4.8 million. Payments are projected to total $42 million. The payment in 2009-10 is assumed
to be reduced to make funds available for projeofs anticipated in the Agency’s Implementation
Plan. Without such a reduction, there is an estimated shortfall of approximately $3 million in
2008-10 to fully fund implementation Plan projects. Other options available to the Agency to
address the estimated funding gap may include issuance of additional bonds, a General Fund
loan, or delay by one year of a $3 million portion of the Implementation Plan projects.

3. Operating Costs

The Agency will incur various operating costs associated with implementing the proposed
Merged Project Area. These will include staff time; special legal and technical assistance; and
preparing planning and other studies. The projected cost to administer the redevelopment
program is estimated to be $2.4 million (nine percent of the tax increment) in 2006/07 per
projections prepared for the Agency's Implementation Plan, or approximately 11 percent of net
non-housing tax increment. Expenses in future years are estimated based on a three percent
annual growth rate. Annual operating costs are assumed to be minimal after the Midiown Area
plan effectiveness limit in 2033-34. Total projected cost to administer the redevelopment
program over the life of the Redevelopment Plans is estimated to be $101 million.

4. Future Projects and Programs

To the extent future tax increment revenues continue to be allocated to the Agency and exceed
debt service, land purchase obligations, and operating costs, the financial feasibility analysis
assumes that the Agency will exercise its discretion in funding other future projects, programs or
activities of benefit to the Projects. Funding for discretionary non-housing programs over the
anticipated life of the Projects is projected to total $436 million including $114 million for
transportation and public infrastructure, $88 million for economic stimulation and $234 million for
community facilities, as estimated on the attached feasibility cash flow (Table 3). The
cumulative contribution to the Agency's Housing Fund is projected to be $326 million through
the 2049 tax increment receipt limit for the Midtown area. Discretionary non-housing
expenditures for 2006/07 through 2009/10 are based on the Agency’s Implementation Plan.
Expenditures for 2010/11 and beyond are based on a percentage allocation among the three
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maijor non-housing expenditure categories. The anticipated projects, programs or activities that
the Agency may undertake as future resources become available are presented Section V.

B.  FINANCING METHODS AVAILABLE TO THE AGENCY

The Agency has the legal authority and flexibility to implement the revitalization of the Projects
utilizing any or al! of the following sources: (1) city; (2) state; (3) federal government; {(4) tax
increment funds in accordance with provisions of the existing CRL (derived only from Project No.

1); (5) new tax allocation bonds (financed with tax increment from Project No. 1); (6) interest
income; (7) loans from private financial institutions; (8) lease or sale of Agency-owned property; (9)
donations; (10) developer payments; and (11) any other legally available public or private sources. -

Current provisions of the CRL provide authority to the Agency to create indebtedness, issue bonds,
borrow funds or obtain advances in implementing and carrying out the specific intents of a
redevelopment plan. The Agency is authorized to fund the principal and interest on the
indebtedness, bond issues, borrowed funds or advances from tax increment revenue and any
other funds available to the Agency. To the extent that it is able to do so, the City may also supply
additional assistance through City loans or grants or cooperation agreements for various public
facilities or other project costs. '

Table 3 feasibility cash flow reflects net tax increment revenues of approximately $1.352 billion
over the next 43 years. From this projected amount, $326 million would be deposited into the
Agency’s Low and Moderate Income Housing Fund, resulting in a cumulative net tax increment
revenue amount of $1.027 billion. Although cther funds may be available to the Agency, the Table
3 feasibility cash flow only reflects tax increment revenues and the expendituré line items that are
funded from tax increment.

Potential revenue sources to fund project costs, as assumed in this economic feasibility cash
flow, include, but are not limited to, the following: (1) tax increment revenues; (2) proceeds from
tax allocation bonds; (3) interest earnings on general and bond reserve funds; and (4) an initial
fund balance. The estimated resources available to finance the proposed redevelopment
programs are summarized as follows:

Total Aggregate Resources

Net Tax Increment & Hdusing Set Aside $1,352,230,000

Net Bond Proceeds $92,880,000

Interest Earnings ‘ $18,770,000

Initial Fund Balance ~ $81,540,000

Total Aggregate Resources $1,545,420,000
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1. Net Tax Increment Revenues and Housing Set Aside

The projection of the incremental taxable values and resulting tax increment revenues for the
Merged Project Area over the term of the Plan is summarized in Table 6 at the end of this
section with detail for each sub-area of the proposed Merged Project Area provided in Tables 5
to 8. The Great Mall project does not generate tax increment and is therefore not shown in the
revenue projection. The gross total tax increment revenues for the Merged Project Area
through the 2048-49 tax increment receipt limit for the Midtown Area is projected to amount to
$1.628 billion, of which $326 million would be required for deposit into the Housing Fund; and
$256 million would be required with respect to the Agency’s pass through obligations. The net
" tax increment revenues available to the Agency over the rerﬁaining life of the Redevelopment
Pians totals $1.027 billion. The combined net tax increment and housing set aside funds total
$1.35 billion.

Health and Safety Code Section 33333.6 permits the Agency to receive tax increment revenue for
up to an additional 10 years after Plan termination for pre-AB1290 plans and an additional 15 years
for post-AB1290 plans. Amounts after the plan termination limit are available to be allocated only
to the extent that the Agency can demonstrate that such funds are needed to repay outstanding
indebtedness in these years. The Agency would also be required to meet its Housing Fund and
pass through obligations. The projection assumes collection of 100 percent of tax increment
revenue available to be allocated to the Agency after the plan effective limit is reached in respect to
each of the sub-areas.

The projection of net tax increment and housing set aside is based on the following assumptions:

- a) Growth in Assessed Valuation and New Development - Tax increment revenues
are based upon increases in the annual incremental assessed valuation of the
proposed Merged Project Area that result from future transfers of property
ownership or new construction activities and the two percent (2 percent) real
property annual inflationary increase aliowabie under Article XIlIA of the
California Constitution. The proposed Merged Project Area's taxable value has
increased over the past five years at an average annual rate of approximately
one percent (1 percent). The rate of increase has been less than the two percent
allowable under Article XI1IA of the California Constitution due to proposition
eight reductions in assessed value in respect to research and development and
other high tech properties and reductions in unsecured values with the loss or
downsizing of several large tenants. For purposes of this analysis, future annual
growth in tax increment is estimated to increase at a two percent (2 percent)
annual rate in 2006/07 and thereafter; in addition, the estimated assessed value
of anticipated new development summarized on Table 9 is included in the
estimates of taxable value.

Preliminary Report for the Merger of the Milpitas Redevelopment Keyser Marston Associates, Inc.
Project Area No. 1 and the Great Mall Redevelopment Project Page 30 .
City of Milpitas

PADB0E008.MIP:CK:gbd
18005.501.003/08/3/06



b) - Housing Set Aside - The Agency is annually required to deposit 20 percent of gross
tax increment revenues generated by the Projects into the Low and Moderate
Income Housing Fund for the purposes of increasing, improving and preserving the
community’s supply of low and moderate income housing available at an affordable
housing cost. Specific housing-related projects, programs and activities are not
delineated in the feasibility cash flow, but assume that as housing set aside funds
become available they are used by the Agency to fund such expenditures. Please
refer to the Implementation Plan for further information on planned housing
activities.

c) Statutory Pass Throughs - Statutory pass through payments were triggered as a
result of a prior amendment in 1996 to increase the limit on the cumulative
amount of tax increment which may be allocated to the Agency. These statutory
pass through obligations (set forth under Health and Safety Code Section
33607.5) took effect in 2001-02 which is the first year following the fiscal year in
which the prior tax increment limit would have been reached. Pass throughs are
calculated using an adjusted base value equal to the assessed value in 2000-01.
Since none of the taxing agencies have a pass through agreement with the
Agency, all taxing agencies are eligible to recejve their allocation of the statutory
pass throughs.

d) County Admin Fee - The tax increment revenue projection includes payments to
the County for administrative charges allowed under Chapter 466, Statutes of
1990, (SB 2557).

2. Proceeds from Bonds

The Agency may pledge tax increment revenues to secure the principal and interest payments
of tax allocation bonds issued to finance anticipated program costs. The issuance of tax-
exempt bonds and the use of said proceeds are subject to federal tax restrictions. The
economic feasibility of the financing plan reflected on Table 4 is based upon the Agency’s issuance
of three tax allocation bonds in addition to the outstanding 2003 bonds to generate approximately
$93 million in net proceeds.

3. . Interest income

The Agency may receive interest earmnings generated from funds on deposit in the bond reserve
funds, project operating funds and other special funds established for the Projects. The 2003 tax
allocation bonds require the Agency to maintain a reserve fund and additional tax allocation bond
issuances are assumed in the Table 3 cash flow; therefore, interest earnings from monies
deposited in a bond reserve fund are anticipated. Interest earnings are projected to total $19
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million. During the first four years of the cash flow, estimates are based on the Agency’s
Implementation Plan. In subsequent years, the projections are based upon an assumed three
percent (3 percent) interest rate.

4, Initial Fund Balance

An initial fund balance amount of $82 million comprised of approximately $63 million in
unexpended bond proceeds and $19 million in general unreserved fund balance has been included
in the projection based on amounts anticipated in the Agency's Implementation Plan. Actual fund
balance available may vary from this amount pending completion of the year end balance sheets
for fiscal year 2005/06.

C. PROPOSED FINANCING METHOD, ECONOMIC FEASIBILITY, AND REASONS FOR
INCLUDING TAX INCREMENT FINANCING

The anticipated costs to implement a program of revitalization in the proposed Merged Project Area
will require significant participation from the Agency as it implements activities that promote and
achieve the stated goals and objectives of the Redevelopment Plans. Economic feasibility of the
Projects has been determined based upon a comparative cash flow analysis of the anticipated
costs for implementation of the proposed redevelopment program to the resulting projected
resources expected to be generated over the life of the Projects.

The financial feasibility cash flow summarized on Table 3 at the end of this section was created to
represent one scenario of economic feasibility for the Projects that relies primarily on the use of tax
increment. At the discretion of the Agency, other funding sources discussed above may also
represent viable funding alternatives for economic feasibility of the Redevelopment Plans.
Although the Agency may consider other funding sources permitted in the Redevelopment Plans,
not all of the funding sources may be available or be feasible for the Agency to use in financing the
anticipated costs and revenue shortfalls. In the event that neither the City nor the private market
acting alone could fully bear the costs associated with revitalization of the Projects, the
implementation of a redevelopment program utilizing tax increment revenues must be considered
as a viable financing tool.
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Table 4

Tax Increment Revenue Projection - Merged Project Area Summary
Merged Project Area

Milpitas, CA

(000's Omitted)

Total Gross Cum County  Housing Statutory Net
Fiscal Project Increment  Increment Tl Admin Fee Set Aside Pass Tax
Year' Value Over Base Revenue 412,067 1.20%  -20.00% Through Revenue
2006-07| 3,445,755 2,654,295 27,760 439,827 (333) (5,552) (861) 21,013
2007-08| 3,735,462 2,944,002 29,564 469,391 {355)  (5,913) (976) 22,320

2008-00| 4,063,127 3,271,666 32,717 502,108  (393) (6,543) . (1,607)| = 24,174
2000-10| 4,469,055 3,677,595 36,776 538,884  (441) (7,355) (2,418)] 26,561
2010-11] 4,864,659 4,073,199 40,732 579,616  (489) (8,146) (3,210)| 28,887
2011-12| 5,277,870 4,486,410 44,864 624,480  (538) (8,973) @274 31,079
2012-13| 5443841 4,652,380 46,524 671,004  (558) (9,305) (4,692)] 31,969
2013-14| 5535787 4744327 47,443 718,447  (569) (9,489) (4,064)] 32,422
2014-15| 5,629,573 4,838,113 48381 766,828  (581) (9,676) (5278)] 32,846
2015-16| 5,725,234 4,933774 49,338 816,166  (592) (9,868) (5,509)| 33,279
2016-17| 5,822,809 5,031,349 50,313 866,479  (604) (10,083) (5,.926)] 33,721 |

)

)

o0

2017-18] 5,922,335 5,130,875 51,309 817,788 (618) (10,262) (6,260 34,171
2018-19] 6,023,852 5,232,391 52,324 970,112 (628) (10,465) (6,80 34,631
2019-20] 6,127,399 5,335,938 53,359 1,023,471 (640} (10,672) (6,948} 35,100
2020-21| 6,233,016 5,441,556 54,416 1,077,887 (653) (10,883) (7,302) 35,578
2021-22) 6,340,747 5,549,286 55,493 1,133,380 (666) {11,099) (7,663) 36,065
2022-23{ 6,450,631 5,659,171 56,592 1,189,971 (679) (11,318) (8,032} 36,563
2023-24[ 6,562,714 5,771,254 57,713 1,247,684 (693)

Q

N

11,543) (8,407} 37,070

(

(
2024-25| 6,677,088 5,885,578 58,856 1,306,540 (708) (11,771) (8,791) 37,587
2025-26| 6,793,649 6,002,188 60,022 1,366,562 (720) (12,004) (9,182) 38,115
2026-27] 6,912,592 6,121,131 61,211 1,427,773 (735) (12,242) (9,581) 38,654
2027-28| 7,033,913 6,242,453 62,425 1,490,197 (749) {12,485) (9,988) 39,203
2028-29| 7,157,662 6,366,201 63,662 1,553,859 (7684) (12,732) (10,403) 39,763
2029-30} 5,581,505 4,797,885 47,979 1,601,838 (576)  (9,596) (8,286) 29,521

2030-31| 5,676,629 4893010 48930 1,650,768  (587) (9.786) (8,605) 29,952
2031-32| 5773656 4990037 49,900 1,700,669  (599) (9,980) (8,948)| 30,374
0032-33| 3,640,865 2,863404 28,634 1,729,303  (344) (5727) (5.270)] 17,294
2033-34) 3,701,204 2,923833 29,238 1,758,541 (351)  (5,848) (5,490)] 17,549
2034-35| 3762,083 2985472 29,855 1,788,396  (358) (5.871) (5752)| 17.773
2035-36] 2,270,429 1,497,712 14,977 1,803,373  (180) (2,995) (4,088) 7,714
2036-37| 2,313,215 1,540,498 15,405 1,818,778  (185) (3,081) (4,270) 7,870
2037-38| 2,356,857 1,584,140 15,841 1,834,619  (190) (3,168) (4,455) 8,028
2038-39] 2,401,372 1,628,655 16,287 1,850,006  (195) (3,257) (4,644) 8,190

2039-40{ 2,446,777 1,674,060 16,741 1,867,646 (201)  (3,348) {4,837) 8,355
2040-41| 2,493,000 1,720,373 17,204 1,884,850 (206)  (3,441) (5,033) 8,523
2041-42| 2,540,330 1,767,613 17,676 1,802,526 (212)  (3,535) (5,234) 8,695
2042-43] 2,588,514 1,815,797 18,158 1,920,684 (218)  (3,632) (5,438) 8,870

) 9,049
(3,830) (5,860) 9,231
(3,932) (6,077) 9,417

2043-44| 2,637,662 1,864,945 18,649 1,939,334 (224)  (3,730) (5,647
2044-45! 2,687,793 1,915,076 19,151 1,958,484 (230)
2045-46] 2,738,926 1,866,209 19,662 1,878,147 (236

)
2046-47| 2,791,082 2,018,365 20,184 1,998,330 (242)  (4,037) (6,298) 9,606
2047-48| 2,844,282 2,071,564 20,716 2,019,046 (249)  (4,143) (6,524) 9,800
2048-49{ 2,898,545 2,125,828 21,258 2,040,304 (255) (4,252) (6,755) 9,997
TOTAL 1628237 ($2.4Bcap (19,539) (325,647) (256,470) 1,026,580

not reached)
Notes:
' Assumes the Agency will extend effectiveness and debt repayment limits by 2 years pursuant to CRL 33333.6 (e) (2) (D).
The CRL permits the Agency to receive tax increment beyond the effective life of the Plan in order 1o repay indebtedness. The amounts

shown after the plan effective limit are available to be allocated, but only to the extent the Agency can demonstrate that such funds are
needed !o repay outstanding indebtedness in these years.

Prepared by Keyser Marston Asscciates, Inc. : -
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